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  Town of Middlebury Planning Commission (MPC) 1 

Rotary Small Meeting Room, First Floor 2 

77 Main Street, Municipal Offices 3 

Minutes of January 6, 2022 (noon) 4 

Approved 2/3/22 5 

 6 

 Members Present: Angela Cobrin-Landis, Erik Remsen, Chris Robbins, Sam Ostrow, Lucy Schumer 
and Todd Desabrais  

Members Absent: Barbara Saunders 

Staff Present:   Jennifer Murray 

Others Present: Middlebury residents Judy Wiger-Grohs and Ruth Sproull; Addison County 
Community Trust staff members Elise Shanbacker and Alix O’Meara 
 

This was a hybrid meeting with some participants attending in person and others by Zoom. 7 

 8 

1. Call to Order- The meeting opened at 12:05pm.   9 

 10 

2. Public Comment 11 

Judy Wiger-Grohs expressed that she is thrilled the Planning Commission and 12 

Conservation Commission are meeting together later this evening.  She also has concerns 13 

about the Airport’s expansion plans and lighting in particular. 14 

 15 

3. Discussion of Zoning Amendments related to Housing 16 

Jennifer recommended that they spend this meeting going through some of the 17 

recommendations related to housing that were provided by their consultant Brandy 18 

Saxton of PlaceSense during her analysis of the existing zoning ordinance.  This analysis 19 

and recommendations gives context for the revised zoning district boundaries and metrics 20 

the Planning Commission has been looking at in previous meetings and will be getting 21 

back into.   22 

 23 

The discussion began with recommendation #25, which looked at how well the existing 24 

zoning comports with the housing goals articulated by the Downtown Master Plan.  25 

 26 

Student Housing definition- Chris likes the definition Brandy wrote for our consideration, 27 

which cleans up how you describe groups of people living together by breaking out 28 

student housing separately from other types of group housing.  Sam said he isn’t sure it 29 

captures the intent that shared space is okay but a party house is not.  He thinks we may 30 

need to look at this again. 31 

 32 

Maximum density- recalling the example of 15 Court Street, a 15-unit 3 story brick 33 

building that exceeds the max density proposed by the new district under consideration, 34 

Jen asked if we should be trying to build the current no-max density available in the OFA 35 

district into the replacement zoning district?  The PC wanted to move forward with 36 

building in 0 maximum density into some of the downtown areas again.  Jen observes that 37 

even with no max density in some areas, the density will still be controlled by things like 38 
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max lot coverage and parking.  Elise suggested that they also look at the parking 39 

requirement.  Jen said they will definitely be looking at that. 40 

 41 

Max Footprint- The PC read through the rationale in Brandy’s zoning analysis for having a 42 

maximum building footprint in the Downtown area.  This was a way to capture the 43 

public’s input that larger more massive buildings (on the EDI site in particular) were less 44 

desirable than broken-up and smaller massing.  Sam says he is resistant to this idea.  45 

Thinks this is why we have setbacks, wants to occupy most of the site possible, thinks you 46 

can have a large footprint but still break up a façade with a door every 25/50ft.  Provides 47 

the example of the Battell Block.  Makes the case that the economics of large massive 48 

buildings are easier.  Jennifer said we will need to add design requirements to get these 49 

kind of design details in buidings that exceed the proposed maximum footprint, and 50 

recalls there has been resistance to design regulations in the past.  Sam would be okay 51 

with design standards. 52 

 53 

Lucy wonders how it would relate to a building she is thinking of in Stowe that is one huge 54 

building with multiple shops.  She thinks multiple doorways every so often sounds nice. 55 

 56 

Greenspace- the zoning analysis explains that greenspace is an essential aspect of the 57 

Downtown and maximum footprints and setbacks will help maintain some greenspace.  58 

Sam said he is again interested in a more urban layout that maxes out the lots, and that 59 

allowing lawns in the downtown core is wasting valuable space.  After some discussion, he 60 

agrees that greenspace may play a different role in the downtown core versus downtown-61 

proximate locations like St. Mary’s.  Jennifer thinks the green spaces in front of Ilsley, the 62 

Folklife Center, and beside the Sheldon are nice. 63 

 64 

Design review- the consultants analysis returned to the question of design review, which 65 

she strongly recommends for the Downtown Core and perhaps surrounding 66 

neighborhoods.  Jennifer asked the Planning Commission how they felt about design 67 

review requirements for private homes, which would require the design advisory 68 

committee to review permit applications for any additions, etc. beyond basic 69 

maintenance.  Todd thinks that regulating private residences in this way is not a good 70 

idea.  Chris observes that the neighborhoods do not have a lot of uniformity, with 71 

different styles from different eras, making this kind of hard.  Sam agrees and likes the 72 

mish-mash of different architectural styles in Middlebury’s downtown neighborhoods.  He 73 

would, however, like to see design review in the Designated Downtown (core).  The PC 74 

agrees we would need to look carefully at what triggers design review.   75 

 76 

Maximum building height in the proposed downtown districts- Brandy recommends 40-77 

50ft in her memo and used 40ft into the proposed zoning.  Jennifer asks if there are any 78 

thoughts on this.  Sam thinks 50 ft is better.  They were right at 50ft in a building with 79 

parapet he helped design in Morrisville, and people couldn’t get more than 8ft ceilings.  80 

He feels a slightly higher height allows for nicer buildings.   Chris brought up Mill Street, 81 

where we see some buildings that feel country and open, or do you build up and high?  82 

Sam thinks that anywhere we have water and sewer we should maximize vertical height.  83 

Said he likes a lot of our older buildings but doesn’t want to be sentimental and try to 84 
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preserve what’s there now if it compromises being able to maximize use of the limited 85 

space we have. 86 

 87 

Next meeting, continuing on this theme, the PC would like to review Traditional 88 

Neighborhood Design (TND) standards together. 89 

 90 

4. Adjournment:  Meeting concluded at 1:30 PM. 91 

 92 

Submitted by:  Jennifer Murray  93 


